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Tonight’s Agenda
• Who is MHP

• Who’s in the room

• Affordable Housing Primer

• Strategies



Workshop Goals
• Achieve fundamental understanding of affordable housing

• Learn about policy and regulatory tools to facilitate creation and preservation 
of affordable housing



Massachusetts Housing Partnership
MHP works with communities to create innovative policy and financing solutions that provide 

affordable homes and better lives for the people of MA.

Community 
Assistance

• Technical 
assistance

• 40B

• Trainings

Lending

• Financing for 
affordable 
rental projects

• Over $1.4B for 
over 27,000 
units

ONE Mortgage

• First time 
homebuyers

• Fixed-rate, 30-
year 

• No PMI

Center for 

Housing Data

• Collect, analyze 
& share info for 
effective policy 
creation







• Community preservation

• Excited about bylaws

• workforce housing

• Preserving the island community

• Future housing policies

• To ensure the viable future of my year-round community

• Learn more about model bylaws and ADUs, as well as levers to use.

• Support Creation of Community Housing

• I love the Island and don't want to see the community deteriorate.

• MV really needs more housing!! We need some new ideas.

• Innovative solutions.

• Learn more about multi family

• I'm the Chair of the recently created Edgartown Zoning Bylaw Review Committee and need to know more about affordable / 

workforce / community housing

• New ideas

• Learn accurate information about housing

• Safe and secure housing is foundation on which well being us built

• Advocating for the business community.



Primer: Affordable Housing
• Understanding affordability

• Project feasibility



Understanding affordability

Housing is considered 

“affordable” when rent or 

mortgage, plus utilities, is 

no more than 30% of a 

household’s gross income.



Understanding affordability

Affordable

Naturally occurring affordability, 

with no restrictions on income 

or rent.

“Woah I can’t believe what a 

good deal this apartment is!” 

Anyone can live there, as long 

as you make it past the 

landlord’s checks. 

Built or preserved with local, 

state, or federal funds, or uses 

these funds to operate.

 

Has restrictions on maximum 

incomes and maximum rents.

Only people earning less than a 

certain max income can qualify to 

live there.  

vs.

affordable



Understanding affordability

2023 HUD Income Limits – Dukes County 

2023 HUD Fair Market Rents

(utilities included)

Studio 1 BR 2 BR 3 BR 4 BR

$1,690 $1,886 $2,156 $2,911 $2,922



Getting housing built

Our housing delivery system: As simple as putting toothpaste on a toothbrush



Local Housing Needs

Financial Feasibility

$

Cost of land

Cost of construction

Design requirements

Infrastructure

Site work

Zoning + legal

Cost of financing

Operating expenses

Debt payments

Equity Investors

Subsidy Sources (Federal , State, Local)

Supportable Debt

Rental Income

Grants

Project feasibility: A balancing act

USES OF FUNDS SOURCES OF FUNDS

Time & Predictability



Local Housing Needs

Financial Feasibility$
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Zoning + legal

Cost of financing

Operating expenses
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Equity Investors

Subsidy Sources (Federal , State, Local)

Supportable Debt

Rental Income

Project feasibility: A balancing act

Time & Predictability





MV Housing Strategies
• Eliminate persistent local barriers to new housing growth

• Identify and prioritize opportunities for greater scale and density

• Reduce cost of development

• Preserve existing affordable housing stock

• Housing stability services



A COMPLEX CHALLENGE 

NEEDS MANY TOOLS



Supply strategy: 
Eliminate persistent local barriers to new housing growth

An Accessory Dwelling Unit (ADU) is:

• A small residence that shares a 

single-family lot with a larger, 

primary dwelling 

• An independent, self-contained 

living space with its own kitchen 

or kitchenette, bathroom and 

sleeping area

• A good way to encourage gentle 

density while minimizing impact to 

neighborhood character

• Naturally-occurring affordable 

housing due to its size and 

condition



Supply strategy: 
Eliminate persistent local barriers to new housing growth

On Martha’s Vineyard:

• Untapped potential for ADUs on 

undersized lots 

• Some towns prohibit more than one 

dwelling or structure on a single parcel

• Where ADUs are allowed, lot size and 

dimensional requirements (dwelling 

size, setback, parking) may be cost 

prohibitive

• Consider placing deed restrictions on 

ADU, i.e., during ownership turnover to 

preserve rental stock



Supply strategy: 
Eliminate persistent local barriers to new housing growth

Mixed Use Zoning:

• Mix of uses is conducive to compact 

and infill development where 

developable land is scarce

• Capitalizes on existing infrastructure, 

reducing sprawl

• Promotes village-style pattern that is 

consistent with MV character

• Reduces auto dependency and 

promotes carbon-light living

• Provides more housing choice



Supply strategy: 
Eliminate persistent local barriers to new housing growth

On Martha’s Vineyard:

• Relax density restrictions, i.e., min. lot size 

requirements or Floor Area Ratios

• Relax height restrictions to promote 

vertical development

• Prioritize form-based or design guidelines 

/ standards over dimensional restrictions 

to preserve and enhance character

• Eliminate parking minimums for all uses 

to lower cost of development and 

preserve / promote human scale public 

realm

• Encourage density near current or future 

mobility nodes, i.e., bus stops, bike trail 

heads



Take 5
Enter reactions or questions in the chat



The D Word

Density

Residential density: Number of dwelling units per acre (du/a)





Visual Density ≠ Development Density



All three neighborhoods have 

the same density of 

75 units per hectare (2.5 acres)



Missing Middle Housing



Could any (or all) of these types work in your community?



Guess the residential density

(dwelling units per acre)

25 Circuit Ave, Oak Bluffs

Linda Jean’s Restaurant

Residential density: 98 units per acre

Lot size: 0.05 acres

Estimated number of homes: 5

residensity.mhp.net



35 New York Ave, Oak Bluffs

Residential density: 21 units per acre

Lot size: 0.24 acres

Estimated number of homes: 5

residensity.mhp.net

Guess the residential density

(dwelling units per acre)



12 Harbor Hill Road, Chilmark

Menemsha Harbor

Residential density: 33 units per acre

Lot size: 0.03 acres

640 square feet single family cottage

residensity.mhp.net

Guess the residential density

(dwelling units per acre)



145 Main Street, Tisbury

Havenside Apartments

Residential density: 52 units per acre

Lot size: 1.31 acres

68 age-restricted apartments for 62 

and higher

residensity.mhp.net

Guess the residential density

(dwelling units per acre)



50 Village Road, Oak Bluffs

Woodside Village

Residential density: 11 units per acre

Lot size: 9.5 acres

103 age-restricted apartments for 62 

and higher

residensity.mhp.net

Guess the residential density

(dwelling units per acre)



Density can take many forms.

Meeting increasing demand 

for housing and enhancing 

existing character can happen 

simultaneously.

Homes are the building blocks 

of communities.



Supply strategy: 
Identify and prioritize opportunities for greater scale and density

Smart Growth for small and 

rural communities 

• Support and ensure economic viability 

of rural landscape

• Help existing places thrive by investing 

in existing assets

• Create great new places where 

residents can age in community 

• Chapter 40R Smart Growth Zoning 

Districts require certain densities by 

right; incentive payments

• Transfer of Development Rights (TDR)



Supply strategy: 
Identify and prioritize opportunities for greater scale and density

Smart Growth on 

Martha’s Vineyard:

• Incentivize infill development in existing 

downtowns or developed areas

• Reform policies to make it easy for 

developers to create compact, walkable, 

mixed-use places

• Identify priority development areas & 

corridors near existing or planned 

mobility nodes to create new 

neighborhoods

• Cultivate economic development 

strategies that rely on local agricultural 

landscape; Right to Farm bylaw



Horsley Witten & Union Studio



Supply strategy: 
Identify and prioritize opportunities for greater scale and density

Density on Martha’s Vineyard

• Align infrastructure financing and regulation to support new housing, i.e., impact fees

• Installation of innovative alternative (IA) systems

• Consider adopting policies and programs to promote water neutral growth, i.e., reduce water usage



Take 5
Enter reactions or questions in the chat



Supply strategy: 
Reduce cost of development

Acquisition
Permanent First 

Mortgage Debt 

Construction

Subsidy Sources

(Federal, State, and 

Local)
Soft Costs

(Financing, Legal, 

Marketing, 

Consulting, etc.)

Developer Fees

Reserves Grants

USES SOURCES

Development Budget:

Total sources must equal total uses

• Public land reduces the cost of acquisition. RFP 

process empowers community to set development 

goals that meet local needs, e.g., undersized lots.

• Affordable Housing Trust Fund can allocate funding 

restricted to affordable housing. AHTF Board has 

authority to convey, accept land or funds for affordable 

housing.

• Community Preservation Act dedicate funding for 

affordable housing (100% AMI max); buy down 

programs

• Community Land Trusts are non-profits that preserves 

affordability in perpetuity, can establish a range of 

housing programs based on lease agreements.

• Maximize and use Local Option taxes (e.g., rooms, 

meals, STRs, cannabis) to establish dedicated funds 

that support creation and preservation of housing.



TOOLS ALONE ARE 

NOT ENOUGH



Strategies for preservation and stabilization

• Continue to build on coalition of housing advocates to drive policy changes

• Invest in capacity in housing stability services, monitoring, pursuing grant 

resources, etc.

• Consider Regional Housing Service Office to dedicate staff and resources for 

affordable housing

• Deed restrictions that target households with certain income ranges

• Proactive, long-term planning 





www.mhp.net/datatown residensity.mhp.net housingtoolbox.org

Find anything related to affordable 

housing:

• Regional Housing Service Offices

• Affordable Housing Trusts

• 40B

• Complete Neighborhoods

• CPA

• And more!

https://www.housingtoolbox.org/complete-neighborhoods-initiative/mbta-zoning-technical-assistance


Christine Madore

Senior Development Manager

Massachusetts Housing Partnership

cmadore@mhp.net
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